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INTRODUCTION

The North Main and Auburn Street Redevelopment Project Area is located approximately 1.5 miles
northeast of downtown Rockford and comprises a mix of commercial and residential land uses in
various stages of development and redevelopment. The City would like to foster redevelopment in
this area in order to bring about successful revitalization to this formerly vibrant business district.
The Redevelopment Project Area contains 88 parcels and is approximately 26.9 acres in area.
Currently, there are numerous building vacancies, buildings in various states of disrepair, and
numerous cases of deleterious site improvements, site uses and layouts.

With the recognized goals of conserving the taxable value of land and buildings and protecting the
character and the stability of the commercial, industrial, recreational, and residential areas within
Rockford, the City has decided to take direct action to encourage redevelopment efforts within the
Project Area. City officials have determined that, without direct municipal involvement and
financial assistance, the City’s goals and objectives for this area cannot be met. To encourage new
investment in the North Main and Auburn Street area, the City of Rockford has decided to explore
the feasibility of the use of Tax Increment Financing (TIF) as the financial tool to facilitate
development.

The Redevelopment Plan seeks to respond to a number of problems and needs within the Project
Area that have contributed to the inability to achieve the vision established by the City. This
Redevelopment Plan is also indicative of a strong commitment on the part of the City to continue
the revitalization of the Downtown area by capitalizing on immediately adjacent redevelopment
opportunities. The goal of the Redevelopment Plan is to strengthen the commercial, employment,
and residential components of the Project Area, through the improvement of existing facilities and
redevelopment of existing obsolete and blighted buildings or vacant land for new and expanded
uses. This plan is intended to provide a framework for improvements within the Project Area over
the 23-year life of a TIF district, including redevelopment goals, recommended land uses, and a
budget of estimated project costs.
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REDEVELOPMENT PROJECT AREA DESCRIPTION

The Project Area is centered on the intersection of North Main Street and Auburn Street. From this
center point, the district stretches north along Main Street to Wagner Avenue and stretches south
along Main Street to Reynolds Street. The western boundary includes those parcels along the west
side of Latham Street between King Street and Vernon Street; north of Vernon Street, the Project
Area includes those parcels on the west side of North Main Street. The eastern boundary stretches
to the intersection of Auburn Street and Sheridan Street, encompassing those parcels south of
Auburn Street, west of Sheridan Street and north of Myott Avenue. The eastern part of the Project
Area also includes six parcels on the south side of Myott Avenue and on the east side of North
Main Street north of Boilvin Avenue. Consisting of 88 parcels that cover 15.01 acres, with a total of
78 structures, and approximately 11.89 acres of right-of-way, the Project Area supports a mixture of
land use types including residential, commercial, institutional, and office uses. Figure A illustrates
the boundaries of the 26.9 acre total Project Area.

The Project Area has always had a mix of uses but is primarily commercial in nature in its core and
predominantly residential in the peripheral areas surrounding the core. Many parcels throughout
the Project Area remain underutilized and vacant. Substantial revenue generation through
significant reinvestment has not occurred in the Project Area.

Tax Increment Financing is permitted in Illinois under the "Tax Increment Allocation
Redevelopment Act" (Chapter 65 ILCS 5/11-74.4-1, et seq.) of the lllinois Statutes as amended
(hereinafter referred to as the "Act"). This financing mechanism is only applicable in areas that
meet certain specifications outlined in the Act.

In March of 2006, a study was undertaken, consistent with the Act and related procedural
guidelines, to determine the eligibility of the Project Area. These eligibility findings indicate that
the proposed Project Area meets the statutory requirements of a “conservation area,” and is eligible
for designation as a Tax Increment Financing Redevelopment Project Area.

As detailed in Appendix A of this Redevelopment Plan, the Project Area is eligible for designation
as a “conservation area” due to the predominance and extent of the following factors:

Deterioration of structures and surface improvements
Excessive vacancies

Deleterious use and layout

Lack of community planning

Lag in growth of EAV

S B [ORlS

The legal description of the Project Area boundary follows.
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Legal Description

Part of the East Half of Section 14, Township 44 North, Range 1 East of the Third Principal
Meridian, Winnebago County, lllinois, described as follows:

Beginning at the Southwest corner of Lot 6 in Block 5 of C. E. Sovereign’s Auburndale Subdivision,
said point also being in the North line of Auburn Street; thence East on the South line of said Lot 6
in said Block 5, a distance of 150 feet more or less to the Southeast corner thereof said point also
being the West line of the public Alley running North and South through said Block 5; thence
North on the West line of said public Alley and the Northerly extension of said West line, a
distance of 350 feet more or less to the Southeast corner of Lot 6 in Block 4 of said C. E.
Sovereign’s Auburndale Subdivision; thence East on the South line of said Lot 6 in said Block 4 and
the Easterly extension of the South line of said Lot 6 in said Block 4, a distance of 384 feet more or
less to the Southeast corner of Lot 6 in Block 2 of said C. E. Sovereign’s Auburndale Subdivision,
said point also being the West line of a public Alley running North and South through said Block 2;
thence North on the West line of said public Alley and the Northerly extension of said West line, a
distance of 350 feet more or less to the North line of Yonge Street, said point also being the South
line of Block 3 of said C. E. Sovereign’s Auburndale Subdivision; thence East on the North line of
said Yonge Street and the Easterly extension of the North line of said Yonge Street, a distance of
335.4 feet more or less to the Easterly line of North Main Street; thence Southwesterly on the
Easterly line of said North Main Street, a distance of 699.5 feet more or less; thence continuing
Southeasterly on the Easterly line of said North Main Street, a distance of 25.3 feet more or less to
the North line of said Auburn Street; thence East on the North line of said Auburn Street, a distance
of 115.7 feet more or less; thence Southeasterly on the North line of said Auburn Street, a distance
of 160.8 feet more or less; thence East on the North line of said Auburn Street, a distance of 368.3
feet more or less to the Northerly extension of the East line of Sheridan Street; thence South on the
Northerly extension of the East line, the East line and the Southerly extension of the East line of said
Sheridan Street, a distance of 430 feet more or less to the Northwest corner of Block 19 of Riverside
Addition to the City of Rockford, said point also being in the South line of Myott Avenue; thence
Southwesterly on the Northeasterly extension of the South line and the South line of said Myott
Avenue, a distance of 173.5 feet more or less to an angle point in the South line of said Myott
Avenue; thence West on the South line of said Myott Avenue, a distance of 232.2 feet more or less;
thence South, a distance of 167.6 feet more or less to the North line of Block 22 of said Riverside
Addition to the City of Rockford; thence East on the North line of said Block 22, a distance of 346.3
feet more or less to the Westerly line of a public Alley running Northeasterly and Southwesterly
through said Block 22; thence Southwesterly on the Easterly line and the Southwesterly extension
of the Easterly line of said public Alley, a distance of 212.7 feet more of less to the South line of
Boilvin Avenue; thence West on the South line of said Boilvin Avenue, a distance of 138.5 feet
more or less to the East line of said North Main Street; thence Southwesterly on the East line of said
North Main Street, a distance of 9.6 feet more or less to the Easterly extension of the North line of
Reynolds Street; thence West on the Easterly extension of the North line of said Reynolds Street, a
distance of 143 feet more or less to the West line of said North Main Street; thence Northeasterly
on the West line of said North Main Street, a distance of 20 feet more or less; thence continuing
northeasterly on the West line of said North Main Street, a distance of 25 feet more or less; thence
continuing Northeasterly on the West line of said North Main Street, a distance of 20 feet more or
less; thence continuing Northeasterly on the West line of said North Main Street, a distance of
242.1 feet more or less; thence continuing North on the West line of said North Main Street, a
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distance of 35 feet more or less; thence continuing North on the West line of said North Main
Street, a distance of 15 feet more or less; thence continuing Northwesterly on the West line of said
North Main Street, a distance of 17.5 feet more or less to the South line of King Street; thence West
on the South line of said King Street, a distance of 320.7 feet more or less to the Southerly
extension of the West line of a public Alley running North and South through Block 2 of The North
End Addition to the City of Rockford; thence North on the Southerly extension of the West line and
the West line of said public Alley, a distance of 496.3 feet more or less to the South line of said
Auburn Street; thence North, a distance of 66 feet more or less to the Point of Beginning,
containing 25.5 acres, more or less.
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Figure A - Project Area Boundary
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Figure B - Existing Land Use
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REDEVELOPMENT GOALS AND OBJECTIVES

These overall goals and objectives are intended to guide redevelopment decisions within the
Project Area. The goals and objectives of the Redevelopment Plan are both those articulated in the
lHlinois Tax Allocation Redevelopment Act as well as those stated in the Strategic Revitalization Plan
for the North Main and Auburn Business District that are applicable to the Redevelopment Project
Area. They are summarized below:

o Transform the North Main and Auburn Business District into an active retail and business
district.

o Ensure that the businesses within this district serve neighborhood and community needs.

o Make the district market driven, i.e., attractive to businesses and activities that will invest
in it, that will be supported by sufficient sales to support that investment, and that will be
sustainable over time without disproportionate or continuing subsidy from public
investment,

o Ensure that there is no radical shift in the neighborhood-friendly scale and the “fit” within
the community.

o Accommodate local needs for comfortable accessibility to the site.

o Make the district as pedestrian-friendly as possible.

o Promote, retain, and attract businesses that provide a diverse base of employment
opportunities.

North Main and Auburn Street DRAFT - June 2006
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REDEVELOPMENT PLAN

The revitalization of the Project Area is a large and complex undertaking that presents many
challenges and opportunities for the City. The success of this effort will depend on the cooperation
between the private sector and the local government. Public and private development efforts have
not, as yet, been able to stimulate the comprehensive revitalization of the designated Project Area.
The adoption of this Redevelopment Area Plan and Program will aid in the implementation of the
goals and objectives identified in the Strategic Revitalization Plan for the North Main and Auburn
Business District and will assist in stimulating redevelopment and rehabilitation in this area which
otherwise could not reasonably be anticipated to develop without the adoption of this Plan and

Program. Through public investment, the area will become an environment and setting that will
attract private investment.

The Act describes the Redevelopment Plan as “the comprehensive program of the municipality for
development or redevelopment intended by the payment of redevelopment project costs to reduce
or eliminate those conditions, the existence of which qualified the redevelopment project area as a
blighted area or conservation area, and thereby serves to enhance the tax bases of the taxing
districts which extend into the redevelopment project area.”

The successful implementation of the Redevelopment Area Plan and Program requires that the City
take full advantage of the real estate tax increment attributed to the Project Area as provided for by

the Act. The Project Area would not reasonably be developed and improved without the use of
such incremental revenues.

Purpose of the Redevelopment Plan

Pursuant to the Act, the purpose of a Redevelopment Plan for a Project Area is to promote the
health, safety, morals, and welfare of the general public by:

1. Eradicating blighting conditions and instituting conservation measures;

2. Removing and alleviating adverse conditions by encouraging private investment of
underutilized and vacant properties which will strengthen the economy, tax base,
business environment, and living environment;

3. Improving existing public utilities within the area; and
4. Enhancing the overall quality of the City of Rockford.

The focus of the Project Area redevelopment is the creation of new commercial and residential uses
that compliment the existing area. The TIF will allow for the redevelopment and revitalization of
the North Main and Auburn Business District by stimulating new market-driven retail projects,
mixing new development with rehabilitation activity, promoting business development, enhancing
the district’s physical conditions, enhancing the market economics of the area, enhancing
transportation and pedestrian safety, encouraging public private partnerships, and establishing
sustainable redevelopment capacity. Overall, the following redevelopment activities will contribute
to the long-term economic health and vitality of the North Main and Auburn Business District.
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Future Land Use and Redevelopment Project Activities

The intent of the Future Land Use plan for the Project Area is to enhance the existing businesses
and revitalize the mix of uses at the core of the North Main and Auburn neighborhood creating a
new center of activity for the future. The existing conditions and desired vision for the properties
within the Project Area has resulted in a dynamic mix of uses designated throughout the Project
Area with commercial-retail concentrated in the heart of the district. The following describes the
primary vision for the proposed future land use categories and correspond to the land use
designations identified in Figure C. These designations and categories are intended to promote the
primary objectives of the Strategic Revitalization Plan for the North Main and Auburn Business

District while acknowledging and allowing market needs to guide the specific mix of uses that will
be created within the Project Area.

Commercial Preservation and Rehabilitation — A primary objective of the Redevelopment Plan is
the creation of a vibrant and active retail district. The most effective way to create this retail district
is by preserving and promoting those existing businesses which have the greatest potential for
prolonged success, future growth, and providing desired goods and services to the retail market.
The existing businesses located on the west side of Main Street, south of Auburn Street are
designated as commercial preservation/rehabilitation land uses. Redevelopment project activities
should be focused on providing these existing businesses with the appropriate enhancements to
public infrastructure and other activities which will remove existing impediments to continued
viability. Aesthetic enhancements, such as fagade improvement grants and streetscape elements,
and site layout enhancements, such as the redevelopment of the existing vehicular access and
parking system, are some of the redevelopment project activities that would advance toward
creating the strong foundation of a vibrant retail district.

Commercial and/or Residential Redevelopment — The majority of the land within the Project Area
is designated for the creation of a mix of both new and redeveloped commercial businesses and
residential structures that are appropriate in scale and intensity to the adjacent residential
neighborhoods (See Figure C). As identified within the Strategic Revitalization Plan, the proposed
commercial and/or residential uses should be between one and three stories, oriented toward the
street, and enhanced with site layouts and streetscape elements that create a pedestrian friendly
environment that ‘fits’ into the neighborhood. Large scale commercial developments which clear
entire blocks for a single big-box user are prohibited.

However, given the vagaries of the commercial and residential market, the future land use plan
does not designate the specific number of business or residences which should be constructed
within the Project Area. Rather, the Redevelopment Plan identifies the type and scale of businesses
and residencies which are compatible with the neighborhood while creating and environment
conducive to creating those future uses. The potential mix of residences and business which would
be compatible and appropriate for the Project Area covers a wide range of opportunities. The
Strategic Revitalization Plan reflects this fact. While three alternatives are specifically identified, the
potential combination of businesses and residences within those three alternatives creates many
more opportunities.  The Commercial and/or Residential Redevelopment future land use
designation will allow for the maximum number of opportunities for the market to create a mix of
uses that is appropriate in scale and compatibility with the adjacent neighborhood helping to create
a unique, vibrant, active core for the Main and Auburn neighborhood.
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Roundabout Related Redevelopment — A primary focus of the Strategic Revitalization Plan was to
address the traffic service failures that would occur at the Main and Auburn intersection if no action
was taken in the immediate future. As a result of that study, it was determined that a modern
roundabout created at the intersection would enhance the level of service provided, ensuring that
the intersection would continue to function adequately and not become an impediment to the
redevelopment of the Project Area. The construction of the roundabout will be fundamental to the

future viability of the neighborhood and will help in the creation of a functioning, unique, vibrant
neighborhood.

The creation of the modern roundabout will require additional land to the northwest and south of
the intersection and affect several existing parcels and buildings, which are identified on Figure C
as Roundabout Related Redevelopment. Some parcels will only be partially affected by the
roundabout construction but as a result will need to be either incorporated in the redevelopment of
adjacent parcels or redeveloped individually. The level of redevelopment will be related to how
much each parcel is affected and whether a viable site is still available upon completion of the
roundabout. Once final engineering is complete and it is known how much adjacent property will
be affected, the appropriate redevelopment opportunities should be determined.

It must be noted that the redevelopment opportunities within the Project Area include projects that
may require assemblage of property, the demolition of existing buildings, rehabilitation of existing
structures and/or the construction of new buildings. In addition, the Redevelopment Land Use Plan
is intended to serve as a guideline for the Project Area. Adjustments may be made in response to
market conditions and other key factors as long as they remain consistent with the City’s overall
goals and objectives. The Strategic Revitalization Plan has been used as a foundation for the
redevelopment activities and the Redevelopment Plan reflects the latest interpretations of the
desired goals for the Project Area.
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